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1. Forward

The most significant projected rise in the population for the Borough of Ashford is that of the over 65 age group.  By 2016 it is anticipated that the 65 and over age group will account for 1 in 5 of the population of the district. The growth of the older population will have a major impact over the next 20 years in terms of dementia, mental health issues, disability and ill health. 

The Ashford Housing Care and Support Strategy for Older People (January 2005) and the Vulnerable Adults Housing Strategy (December 2010) recognise that the older population of Ashford should be able to live in the accommodation of their choice, in a safe environment with as much independence as possible, if that is what they wish.  

The development of extra care sheltered housing provides a further choice of accommodation to the older residents of the Borough.

This Extra Care Sheltered Housing Design Specification responds to the need to ensure that older people have the option of living in a modern caring environment where they can live an independent life with care and support available when needed.  Enhancing residents’ quality of life not just increasing its length.

Extra care sheltered accommodation provides older people with their own individual home, with their own front door.  It is not a care home or hospital and as such should not have an institutional feel.   It is therefore vitally important that the scheme delivers a building that is resident focused, imaginative, welcoming, accessible, inclusive and that positively encourages family and friends to visit.

Schemes should create a lively balanced community of older people ranging from active independent residents to those requiring a high degree of care. 

Integration with the wider community is an important factor to ensure the residents of the scheme are included in the local community.  This could be achieved by ‘opening up’ some of the communal facilities offered to residents (which in turn means the scheme can provide a valuable resource for the local community) and locating the scheme close to existing facilities and services so residents can, if they wish, access these easily.

The design should minimise the building’s impact on the environment, conserve resources and reduce pollution, both during its construction and throughout its lifetime.

Consideration must be given to the ease at which the scheme could be adapted for other uses in the future but without compromising the style and quality of the extra care sheltered scheme.

A range of good practice1 has been drawn on to inform this document and this design specification has been developed in close consultation with health and social care professionals and registered social landlords experienced in providing and managing extra care sheltered accommodation.  In addition the views of housing developers have also been sought.

1Housing Learning & Improvement Network: Design Principles for Extra Care 26 04 2004

  Care Services Improvement Partnership: The Extra Care Housing Toolkit

  Housing Learning & Improvement Network: Assistive Technology in Extra Care Housing 20 02 2004

  Bristol City Very Sheltered Housing Partnership: Joint Briefing Document January 2003

  Better Homes Active Lives: Kent Housing PFI
2. Introduction

This design brief sets out the minimum standard that Ashford Borough Council expects to be achieved in the development of extra care sheltered schemes in the Borough.

The exact requirements for communal facilities will be agreed on a scheme-by-scheme basis depending on the number of units and location of local services to the scheme

Requirements to meet Housing Corporation Design and Quality Standards, April 2007: Housing for older people all special design features, are shown in boxes at the end of each section.  Subsequent versions of the standards will be apply to the extra care sheltered housing design specification 

2.1.  Aim of Extra Care Sheltered Housing

The overarching aim of an Extra Care Sheltered Scheme is to assist older people to remain active and independent for as long as possible. 

To provide a facility for older people that offers

· Choice of different levels of care as and when required

· Independence, privacy and safety

· A feeling of ‘home life’

· Choice to mix with others or be self-sufficient

· The opportunity for older local people to remain integrated with the wider community

This will be achieved by providing 

· Individual self-contained accommodation

· Normal tenancy rights

· A variety of communal facilities

· Care provided as and when needed

The scheme could also be a resource for the local community, offering services such as

· Day care

· A range of communal activities and organised trips out

· A restaurant offering meals (delivered to apartments if required) and other refreshments during the day

· Home care

Any space(s) shared with non-residents will need to be carefully planned to ensure security of residents’ private spaces.

2.2 Sustainability

The design of the facility should ensure that throughout the construction, operation and maintenance of the building the facility should minimise its impact on the environment.  Consideration should be given to

· Minimizing ozone depletion, global warming, air and water pollution and non renewable resource depletion

· Maximising energy efficiency and use of renewable energy sources 

· Maximising the use of natural resources such as daylight and passive solar energy 

· Efficient use of water supply and waste water

· Maximising recycling

· Avoidance of actively harmful building products and processes

· Minimising construction traffic movements

· Hard and soft landscaping to enhance and interact with the natural environment

3. External Environment

3.1 The Site

· The building should be located to create useful, defined outdoor spaces that encourage residents to make use of them

· The building should relate well to the community, using the site boundary to create street frontage that relates well to neighbouring properties

· Close to public transport links

· Near to services e.g. shops, church, health facilities 

· Located to be accessible in order to attract/retain staff 

· Avoid steep gradients, greater than 1:20

· The scheme should be well integrated, visually and spatially with the local surroundings.

3.2. Parking 

· Secure parking to be located away from communal and garden areas but close to entrance for easy of access

· Vehicular access must be separated from pedestrian walkways with precedence given to covered walkways

· Covered setting down point for ambulances, minibuses and taxis immediately adjacent to main entrance, incorporating seating for residents waiting for transport

· Adequate parking spaces (vehicles and cycles) for staff, visitors and residents, exact number to be agreed with the Local Planning Authority. (Kent and Medway Structure Plan 2006 Supplementary Planning Guidance SPG4 Kent Vehicle Parking Standards July 2006).
· Additional spaces may be required if day care services are also provided

· Some parking spaces provided for independent wheelchair transfer

· Good lighting to be provided to all parking areas

· Turning area provided for emergency and service vehicles to Local Planning Authority standards

3.3. Garden

· The private garden area must be secure, with 1.8m high fencing and lockable gates

· Gardens should receive adequate sunlight and be protected from the prevailing wind

· The garden should be able to be accessed directly from the communal area and/or reception area onto a patio area with seating and tables of sufficient area to provide space for external dining 

· Sitting areas should receive morning or late afternoon sun but be protected from midday summer sun

· The garden must be level or any gradient to be less than 1:20

· Where ground floor flats are adjacent to the garden, each to have a patio area directly accessed from French windows

· Pathways to be of suitable, non slip material (no gravel) 

· Minimum path width of 1200mm with wheelchair passing spaces provided occasionally

· Paths to provide circular routes that link to give a longer route for more active residents

· Ground floor communal WC accessed from main terrace area

· Raised planters provided to enable residents to participate in gardening activities

· Soft landscaping should be designed to stimulate the senses and poisonous plants to be avoided

· Flowerbeds and grassed areas should be incorporated around the whole scheme

· Level grassed area to be included suitable for use for such as bowls or croquet

· External water supply with at least 2 external taps and facility for collecting rainwater for use in the garden

· Store for garden equipment, may need to separate store for residents gardening equipment if contractors are keeping equipment on site

· Additional features could include, a safe water feature e.g. pebble pool, summer house/greenhouse, additional sitting areas within the garden, lighting to pathways and garden features, terrace for use of staff

3.4 Other External Facilities

· Secure refuse storage area, without steps, including any specialised disposal needs e.g. incontinence, approx 16m2
· Recycling facilities, approx 6m2
· Bin stores and recycling facilities should be unobtrusive, well designed, suitable for use by residents and staff, constructed using high quality materials.

· Outside laundry drying space

· Bicycle store for staff, residents and visitors

· If not located internally, a covered wheelchair and scooter/buggy storage located adjacent to main entrance with recharging facilities, approx 25 – 30m2.  For a scheme of more than 70 units buggy store to be minimum of 45-55m2. 

· Covered smoking area to be provided, away from residents rooms

· Lighting for safety and security including some lights on passive infra-red (PIR) detectors  

HC Design and Quality Standards April 2007 Core Standard 3 - external environment standard applies to affordable housing including housing for older people (all special design features).  

Core performance standard: The development of new homes should be undertaken in a manner which delivers great places to live, creates well mixed and integrated communities and provides an appropriate balance between private and public open space.

4. Building 

4.1 General Features

· The general feeling of the building should be welcoming and friendly for both residents and visitors

· Corridors should be kept as short as possible (less than 30m in length) to reduce travel distances and avoid an institutional feel. 
· Visual clues (pictures & graphics) as well as signage and colour should be clear to assist way finding e.g. colour coded landings and corridors

· Progressive privacy to be implemented to define public, semi private and private areas to maintain privacy and security for residents’ accommodation.
· Communal/shared areas to be located off main reception creating a vibrant ‘heart’ of the scheme.

HC Design and Quality Standards April 2007:  Housing for older people (all special design features). 

The Internal environment core standard for affordable housing does not apply to housing for older people.  However the balance of provision between private and communal is important and should reflect the needs of the particular community being served.

The whole scheme, including entrances and the buildings that comprise it must be designed to wheelchair-user standards.  

Wheelchair user standards will be satisfied by full compliance with the requirements of the Housing Corporation recommended publication: Wheelchair Housing Design Guide, Second Edition by Stephen Thorpe and Habinteg Housing Association. 

4.2 Entrances

· Entry points to the site should be kept to a minimum

· If more than one entry point to the site they should lead directly to the main entrance

4.3 Main Entrance

· Must be welcoming, friendly and non-institutional.  Creating a relaxed open feel on a par with a hotel.

· External canopy to provide shelter to residents and guests as they arrive

· Automatic sliding entrance doors

· Lobby area accessible to public with entry phone system to each flat and managers office/reception

· Controlled access system operable from residents flats and monitored by staff to ensure security of residents

· Reception area with reception desk and seating area to create a relaxed feel to the area for residents and guests to meet.

· Include seating near to the entrance to enable residents to wait comfortably for transport.

· CCTV link between the entrance door, entry system and each residents flat

· Wheelchair and scooter/buggy storage with recharging facilities, approx 25 – 30m2  for scheme of less than 70 units.  For larger schemes may need to provide stores in 2 locations for ease of access for residents.

· Wheelchair and scooter/buggy stores to have automatic opening system

· Mangers office and care staff office to be located adjacent to reception area

· Other communal spaces to be easily accessed from main reception area

4.3.1 Manager’s Office

· Minimum 12m2
· Situated with views to main entrance

4.3.2 Care Staff Office

· Minimum 15m2
· Provide secure storage for records

· Privacy is important due to confidential nature of the work

· To include a photocopy area of approx 4m2
4.4 Secondary Entrances

· Entrances to building from garden/outside space should be level thresholds

· Entrances for service areas e.g. boiler room, refuse store, catering kitchen should be accessible from car park without impinging on main entrance or garden areas

4.5 Lifts

· A minimum of two lifts easily accessed from the main entrance to be provided

· The main lift should be a 13 person stretcher lift, requiring a 2600x1800mm shaft

· The second or subsequent (or provision built in to provide this in future) the minimum will be an 8 person wheelchair lift

· Every lift should also incorporate an emergency alarm call, hand-rail and fold down seat

· A maintenance contract to ensure immediate response to any lift failure will be required

HC Design and Quality Standards April 2007: Housing for older people (all special design features).

If there is more than one storey there must be a lift

4.6 Staircases

· The position and number of staircases will be guided by providing a means of escape in an emergency

· One staircase should be provided near to the main reception area to give an alternative method to the lift for accessing upper floors

· Staircases must be designed with older peoples needs given consideration, such as rise of and number of treads between landings and slip resistant coverings, compliant with Lifetime Homes standards

· Staircases should be designed to accommodate a public access platform stair lift if required to be installed in future

5. Individual Flats

5.1 General Requirements

· The minimum requirement will be between 35% and 50% of flats to be 2 bedroom.  The exact percentage will be agreed on scheme by scheme basis

· One bedroom flats (one or two person) minimum of 55m2
· Two bedroom flats (two or three person) minimum of 72m2 
· All flats to be designed to wheelchair user standards
· Controls, fixtures and fittings to be positioned to accord with lifetime homes standard = switches, sockets, ventilation and service controls should be at a height usable by all (i.e. between 450mm and 1200mm from the floor)
· Induction loops to be included in all flats
· Sound proofing to be adequate to provide quiet enjoyment of individual flats.
5.2 Flooring

· Living areas – hall, lounge and bedroom(s) to be carpeted
5.3 Hallway

· Shape and space of hall to be designed to accommodate wheelchair and walking frame users

· Front door to be recessed from main hallway, numbered and well lit

· Door furniture to be 1000mm above floor level including letterbox and letter collection basket

· Door bell to be supplemented by indicator lights in living areas to enable residents easier response to caller at front door

· Two spy holes to be provided at 1500mm and 1100mm above floor level. Do not need two anymore as new spy holes on market that 
· Storage cupboard with coat hooks and large enough to store larger items such as ironing board, vacuum cleaner etc.

5.4 Lounge

· Minimum of 15m2 for 1 bed flats.  2 bed flats will require minimum of 17m2 

· No less than 3m wide

· Direct access from hall and kitchen

· Focal point such as fireplace or window to be provided

· Ground floor flats, adjacent to communal garden, to have direct access through French doors onto small paved area

· Upper floor flats to include balconies if, due to planning constraints, balconies are not feasible to provide Juliet balconies

· Any balcony to have child safe barriers

· Design must comfortably accommodate 2 easy chairs, table, TV and 2 other pieces of furniture.  In addition a dining area for dining table and two chairs if not accommodated within kitchen area

· Digital TV/ broadband and telephone points 

5.5 Bedroom

· Minimum of 13 m2 for 1 bed, second bedroom minimum of 10 m2 
· No less than 3.1m wide

· Design of bedroom should enable island bed position and one other position

· One bedroom should be able to accommodate a double bed

· Sufficient space for wardrobe, dressing table, bedside table and TV

· Glowing switches capable of dimming provided in bedrooms

· One bedroom to be en-suite

· Layout to accommodate inclusion of hoist track from bed to bathroom

· Digital TV/ broadband and telephone points 

5.6 Bathroom

· Ensuite bathroom should also have door into hallway, in addition to door to bedroom

· Space should be allowed to accommodate carers around WC and shower

· Flush floor shower to be provided with shower screen fixed to the floor 

· Space for shower seat or for residents to use plastic garden chairs as preferred

· Layout must allow access to WC and basin without encroaching on shower area as this will be wet

· One door to open outwards to allow access in case of emergency

· Dignity of residents to be considered in design and positioning of fittings to avoid occasional embarrassment for visitors and residents alike

· Walls capable to take handrails/wall fittings

· Emergency lighting facilities must be provided

· Attractive wall tiling and non-slip heavy-duty vinyl flooring with coved skirting and welded joints. It should be as domestic in appearance as possible

· Extract ventilation to be 30 litres per second

· Coat hooks and towel rail clear of water delivery

· Hot water temperature should not exceed 43oC at the point of delivery for showers and basins

· Temperature controls at point of water delivery to be soft touch where possible and user friendly

· Lever handles

· WC to be close coupled with paddle style dual flush handle

· Adjustable height mirror

· Separate electric shaver point at 1200mm height with a separate over mirror light

· Storage space for toiletries adjacent to wash hand basin

· Small wall unit for storage of continence aids

HC Design and Quality Standards April 2007: Housing for older people (all special design features).  

Living units must have walk-in showers or bathrooms, adapted for people with mobility problems or wheelchair users.

Bathrooms in living units that are wheelchair standard must meet the criteria for adapted bathrooms

5.7 Kitchen

· Kitchen units, appliances, fixtures/fittings and décor must be selected to provide a domestic, homely feel and not at all institutional in character.

· Open plan access directly from lounge, with provision to fit a door if resident prefers

· If door is fitted it must be easily removed in case of emergency

· L-shaped or U-shaped layout of storage/appliances

· Slip resistant flooring with welded joints

· Appliances to include: fridge, freezer, hob, wall mounted built in oven - at work surface height with second oven with integral grill and plumbing/electrical provision for a washing machine installed in each flat. 
· Cooker to have put down space either side capable of taking hot dishes

· Isolation switch in cupboard adjacent to cooker

· Tall cupboards should only be located at end of worktop runs

· Mobile under counter units can provide a degree of flexibility for changes between wheelchair and non-wheelchair residents

· Shallow shelving to be provided as well as base and wall units

· Wall units to be sensitively located to ensure easy access to top and back of storage

· D-handles to be fitted to cupboards and drawers

· Lockable medicine cabinet

· Space for dining table and 2 chairs if not accommodated in design of lounge

· Opening window should not be located over a sink or work top unless electric winding gear is provided

HC Design and Quality Standards April 2007: Housing for older people (all special design features).  

Living units must have kitchens that are designed to wheelchair standards.

The scheme or main building must have basic facilities of a laundry for residents and/or washing machines in living units, or provision for washing machines to be installed.

6. Telecare

· Emergency alarm call system, with remote trigger such as pendant, broach or wrist alarm system to be provided as standard

· Flood, smoke, carbon monoxide, natural gas and temperature sensors to be installed as standard in each flat.  

· All flats to be wired to enable an extensive range of additional wireless telecare devices to be added dependent on individual residents requirements

· Free internal telephone system, resident to resident and to the scheme managers office

7. Communal Areas

7.1 Decoration/fixtures/fittings/furniture

· All communal areas to be careful designed to ensure co-ordination of interior colours and furnishings to maintain ‘hotel’ type quality and create welcoming and relaxed atmosphere

· Non wet areas to be carpeted

7.2 Small Lounge

· Small lounges to be capable of multi use if need for quiet/reading/faith or IT room is required

· Minimum of 15m2
· Easily accessible, not located at ends of corridors or isolated from the main circulation routes. 
· Located in same area as other communal spaces. 
7.3 Informal Seating Areas

· Minimum of 3m2 each

· Informal seating areas near to main entrance, along corridors and at ends of corridors to allow the opportunity to ‘watch the world go by’

7.4 Main Lounge

· 1.5m2 per flat to be used as a guide but not to exceed 100m2 

· A spacious welcoming area which can accommodate residents wishing to socialise in small groups or all together for some social activities

· Located near to and visible from the main entrance

· Access onto the south facing terrace/garden area is essential

· Generous storage space to enable the convenient storage of items for group activities

· Sliding doors linking lounge to dining area

· Internet access 

HC Design and Quality Standards April 2007: Housing for older people (all special design features).  

The scheme must have a communal lounge

7.5 Dining Area

· Approx 1.2m2 per dwelling to a maximum of 110m2
· Link to external terrace for outside dining 

· Space for residents using wheelchairs and walking frames

· Flooring must be balanced between need for easy cleaning and acoustic requirements

· Consider joint use as cafeteria for public use

· Storage space

7.6 Resident’s Tea Kitchen

· Approx 10m2
· Enabling residents and staff to make hot drinks and snacks when main kitchen is closed

· Located adjacent to main lounge and dining area

· To contain: sink, fridge, microwave, work-space, storage for cutlery and crockery

· Environmental Health will advise on necessity for hand washing facilities

· Opening window should not be located over a sink or work top unless electric winding gear is provided

7.7 Communal WC

· Approx 4m2 
· A minimum of 2 WC’s need to be located within easy reach of communal facilities

· Wheelchair standard

· Basin with lever taps

· Hand rails

· Soften design with appropriate accessories e.g. timber framed mirrors and shelves to ensure a non-institutional feel

· Drop down baby changing unit for visitors use

7.8 Assisted Bathroom/treatment/health suite
· At least one assisted bathroom to be provided with own changing area.  Can be combined with treatment room, fitness equipment, hairdressing facilities to give ‘health spa’ type feeling and not clinical.

· Minimum dimensions 12 – 15m2 but will need to be more spacious if including health spa style facilities.
· If possible locate on an external wall so a window can be provided

· Provide WC compartment en-suite from the bathroom

· WC should be designed to allow full support from carers

· Include an adjustable height basin

· Baths should be located to enable access for carers on three sides (peninsula position).  Type of bath and equipment e.g. hoists to be agreed with the care provider/social services

· Walls must be capable of taking hand/grab rails and fittings to assist with frail residents

· All pipework/plumbing to be concealed but accessible without damage to sanitary ware or tiling 

· Flooring to be non-slip with welded joints 

· Doors to open outwards, with internal privacy screen, to enable access in case of emergency

· A clinical atmosphere should be avoided by careful choice of colours and fittings and finishes

HC Design and Quality Standards April 2007:  Housing for older people (all special design features).  

The scheme must have a bathroom with provision for assisted bathing

7.9 Guest Flat

· One x 1 bedroom flat to be made available for guests’ use. 

· Guest flat to included quality furnishings, TV, tea coffee facilities etc

· Wheelchair user access

· Twin bedded bedroom

7.10 Laundry

· Please see 10. Operational Facilities 

7.11 Other Communal Facilities 

The following facilities will be required for each scheme

· Combined hairdressing and treatment room (e.g. chiropody, reflexology, physiotherapy) - maybe combined with assistive bathroom.
· Private meeting room 

· Spare, good quality ‘put you up‘ bed to be stored for use in residents flats if required

· Provision for residents to purchase a range of basic supplies through either shop/mobile shop/arrangement with local retailer for online orders and delivery and or arrangement with nearby local centre shop 
In addition the requirement to provide  

· Exercise room - maybe combined with assistive bathroom/treatment room/health suite.
· Craft/hobby room (workshop like)

will depend on the size of the scheme, its location and accessibility for residents of the scheme to local services and the desire to encourage non-residents into the scheme to use facilities and increase integration with residents. 
Additional specific design features may need to be considered for those with dementia (see Appendix 1), visual impairment, hearing impairment, cultural diversity and phobias.

8. Operational Facilities

8.1 Kitchen

· Full catering kitchen to be provided to relevant Environmental Health standards

· To include: food preparation facilities (including the preparation of ready prepared frozen meals), washing up area, separate storage areas for different food-stuffs, freezer space, catering office and staff WC 

· Approx 55m2
· Windows fitted with fly screens

· Easy access for deliveries and waste disposal

· Ventilation to exhaust at roof height, away form any habitable rooms

· Flooring non slip with welded seams

8.2 Laundry (for residents and staff use)

The laundry facility will be for residents to use if they wish or for carers to undertake laundry as part of their domiciliary care package

· Minimum of 2 laundry rooms each containing:

· Minimum of 2 robust domestic washing machines 

· Minimum of 1 drying machine

· Storage for clothes washing products

· Easy access to outside drying space

· Sink and worktops

8.3 Storage

· Cleaners storage to include sink, space for cleaning equipment, vacuum cleaners, trolleys, approx 5m2 each. One per floor

8.4 Staff Accommodation 

8.4.1 Staff Rest Room with Kitchenette 

· Minimum 15m2
· Space for chairs, table and easy chairs

· Access to enclosed outdoor space

8.4.2 Staff Locker/Change Room & WC

· Approx 10m2
· Minimum of 2 WC’s

· Shower facilities

8.4.3 Staff Overnight Room 

· Minimum 18m2
· Requirement of this room will depend on staffing arrangements for the scheme

(Adaptation of 2 bed flat allows for staff accommodation to be returned to residential use if not required specifically for staff in the future)

9. Services

· Size of plant rooms will vary dependent on method of space heating selected 

· Communal heating system to be installed with individual metering and thermostats for residential flats

· Space for water storage will also vary

· Advice of a specialist service engineer to ensure adequate provision is made for such services is required early on in the design process

· Emergency services to be fully consulted for fire safety etc.

10. Sensors

· Smoke, Gas, Flood, Intruder alarms etc will be required for the scheme including individual flats

· Electronic shut off valves for water and gas are desirable

· CCTV system 

Dimensions are taken from:

Care Services Improvement Partnership – The Extra Care Housing Toolkit

Bristol City Very Sheltered Housing Partnership – Joint Briefing Document, January 2003

Appendix 1 - Extra Care Design Specification – Dementia Care 

For those areas that will be occupied and used by residents suffering from Dementia it is important that the environment should aim to be calming, predictable, familiar, make sense to the person and be suitably stimulating. 

To assist the resident to orientate themselves and to have greater independence and experience less stress:

· Maximise the amount of natural daylight brought into the building

· Staircases to have a view to the outside to enable resident to confirm which level they are on

· Circulation routes to be carefully designed to reduce confusion

· Create landmark features

· Focal points and activity areas to be located throughout the building so a confused resident may wander to an area with other people in, rather than be ‘lost’ within repetitive corridors

· Avoid long corridors or ones with numerous changes in direction

· Glazed doors into communal areas increase visual contact

Telecare technology can used to aid independent living and safety such as monitoring movement through doors; personal detection i.e. fall monitors, bed sensors; alarm calls; remote monitoring of electrical appliances and verbal prompts.
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